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. INTRODUCTION

The City of Rockford’s (“City”) corridor to its downtown begins along East State
Street ("East State”) at the Interstate 90 entrance to the City and extends to the
heart of downtown. An area withini this corridor consists of mixed land uses,
including residential, retail, commercial, education and healthcare. While many
sections along East State have thrived and become vibrant areas in Rockford, this
particular “Project Area”! has been in decline for many years. There has been a
general lack of private development or redevelopment over the last decade and the
Project Area has slowly deteriorated and aged, leaving vacant parcels and numerous
structures in deteriorated and dilapidated states. The Project Area within the City’s
corridor to the downtown is in need of rejuvenation.

The Project Area runs primarily from Alpine Road to Mulford Road aleng East State,
and is in need of rehabilitation, planning and general revitalization in order for it to
once again become a viable commercial location.

The recognized goal of revitalizing the area is to create an increase in the taxable
value of the land and potential building improvements while protecting the
character and the stability of the existing commercial, industrial, residential and
recreational areas within the City. The City has decided to take direct, proactive
steps to encourage redevelopment efforts within the Project Area. City officials have
determined that witheut direct municipal invelvement and financial assistance, the
goals and objectives for the Project Area will most likely not be met. To encourage
and foster redevelopment and new development in the Project Area, the City has
created this Mulford & East State Street Redevelopment Plan and Program
(“Redevelopment Plan”) to identify and implement an effective and efficient means
of revitalizing the Project Area.

The Redevelopment Plan addresses a number of obstacles within the Project Area
that have centributed to an inability to achieve many of the development goals
established by the City in the Rockford Comprehensive Land Use Plan and Rockford
2020 Plan. The goal of the Redevelopment Plan is to revitalize the Project Area as a
whole, increase employment opportunities within the Project Area through the
enhancement and improvement of existing facilities, redevelopment of existing
obsolete and blighted buildings, and making improvements upon vacant land for
new and expanded uses. This plan is designed to provide the framework for
improvements within the Project Area over the 23-year life of a Tax Increment
Financing (“TIF") District, including redevelopment goals, recommended land uses
and a budget of estimated project costs.

! The defined term “Project Area” shall be considered synonamous as used throughout this document with
references to the TIF-created “redevelopment project area.” See 65 ILCS 5/11-74.4-3(p).

Buckley Companies 1



City of Rockford, IL
Redevelopment Plan - Mulford Road & East State Street

IL.

The Project Area encompasses approximately 770 acres of land in the City running
along East State, including retail properties on beth the north and south sides of the
road. The western boundary lies along Alpine Road and the eastern boundary is
generally Mulford Road, altheugh several blighted parcels east of Mulford are
included. The nerthern boundary is ill-defined due to the intermittent roadway
structure, but can generally be considered the northern boundaries of the Rockford
College and OSF Saint Anthony Medical Center (“OSF”} campuses. A proposed
boundary map is included in this Report.

The area is a mix of retail strip shopping centers that are in various stages of
disrepair, obsolescence, deterioration and vacancy, and the area contains a variety
of restaurants, gas stations and automobile repair shops, several residential pockets,
Rockford €ollege and OSF.

As set forth in the Tax increment Allocation Redevelopment Act (“Act”), the Illinois
General Assembly has made the determination that to promote and protect the
health, safety, morals and welfare of the public, blighted conditions need to be
eradicated. The Act also states that the eradication of these blighted areas is
essential to the public interest and that the use of tax incremental revenues to fund
certain projects benefits the community. {65 ILCS 5/11-74.4-1)

Prior to adopting an ordinance authorizing the use of tax increment financing for a
propoesed redevelopment area under the Act, certain statutory requirements must
be met. One of the qualification factors requires that the municipality must
demonstrate that the proposed redevelopment area qualifies as a “blighted area”.
To designate the Project Area as a blighted area, the City must determine the
following:

e Five or more of thirteen specific blighting criteria for improved land must be
“reasonably distributed” throughout the Project Area. (65 ILCS 5/11-74.4-
3)(See following page for description of the criteria).

e The Project Area on the whole has not been subject to growth and
development through private investment by private enterprise and would
not reasonably be anticipated to be redeveloped without the adoption of the
Redevelopment Plan. (65 ILCS 5/11-74.4-3)

e The Project Area would not reasonably anticipate to be developed without
the use of incremental property tax revenues through tax increment
financing.
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A study was undertaken, consistent with the requirements of the Act and related
procedural guidelines, to determine the eligibility of the Project Area to be
designated as a redevelopment project area able to impose tax increment financing.
To be created as a “blighted area” five of the following thirteen factors must be
clearly present and reasonably distributed throughout the Project Area:

Dilapidation

Obsolescence

Deterioration of Building and Site Improvements
Presence of Structures below Minimum Code Standards
Hlegal Use of Individual Structures

Excessive Vacancies

Lack of Ventilation, Light or Sanitary Facilities
Inadequate Utilities

Excessive Land Coverage and Overcrowding of Structures
Deleterious Land Use of Layout

Environmental Clean-up

Lack of Community Planning

EAV decline in 3 of the last 5 years

The findings of the Eligibility Report indicate that the proposed Project Area met the
statutory requirements to be classified as a blighted area pursuant to 65 ILCS 5/11-
74.4-3(a) due to the predominance and extent of seven of the thirteen factors.

A “conservation area” is an alternative to a blighted area in that blighting need not
be occurring, but that the area in question is reasonably believed to become a
blighted area due to: (1) the presence of three or more of the thirteen factors used
to determine blighting, and (2) that 50% of more of the structures within the
redevelopment project area are 35 years old or older. Consistent with the Act, as
seven of the thirteen factors exist to a meaningful extent within the Project Area and
greater than 50% of the structures within the redevelopment project area were
constructed prior to 1977, the area also qualifies as a “conservation area” pursuant
to the requirements of 65 ILCS 11-74.4-3(b).

The Eligibility Report in its entirety is detailed in Appendix A.

The Legal Description of the Project Area is contained in Exhibit “A” to this
Redevelopment Plan.
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These overall goals and objectives are intended to guide redevelopment decisions
within the Project Area. The goals and objectives of the Redevelopment Plan are
those articulated in the Act and those stated in the Rockford 2020 Plan, both of
which are applicable to the redevelopment project area. The following summaries
are provided from the 2020 Plan:

Promote Rockford as a center of business activity and economic growth both
locally and regionally.

Identify and analyze carefully selected and positive incentives that support
the retention, expansion and relocation of existing and new businesses to
Rockford.

Promote, retain and attract businesses that provide a diverse base of
employment opportunities and improved quality of life aspects.

Identify and attract new retailers that will enhance the current retail stock in
Rockford from both an appearance and sales tax vantage points.

Create a walkable community.
Enhance and improve the educational and medical facilities that exist in the
proposed district to ensure services offered today and in the future meet and

exceed demand of students and patients.

Provide an environment that attracts and retains jobs by foeusing on public
safety, education, economic development and infrastructure.

A Community with interesting, attractive and compatible buildings,
landscaping and streetscape design.

A Community where local tax districts work together to enhance the city’s
image.

Foster a distinctive, attractive Community with a strong sense of place.
Strengthen and direct development to the existing urban area.

Encourage Community and stakeholder collaboration when making
development decisions.
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IV. REDEVELOPMENT PLAN

The revitalization of the Project Area is a large and complex undertaking that is both
challenging and opportunistic. The ultimate success of any project within the
redevelopment project area will depend on cooperation between the local
government and private sector as well as the ability to attract market-dictated
development projects. The adoption of the Redevelopment Plan will aid in the
implementation of the goals and objectives identified in the Rockford 2020 Plan, and
it will assist in stimulating redevelopment and revitalization in the Project Area
which otherwise would not reasonably be anticipated to develop without its
adoption. With public investment, the Project Area will become an area capable of
attracting private investment to accomplish the goals of redevelopment and
revitalization.

The Act describes the Redevelopment Plan as:

[T]he comprehensive program of the municipality for development or
redevelopment intended by the payment of redevelopment project
costs to reduce or eliminate those conditions, the existence of which
qualified the redevelopment project area as a blighted area or
conservation area, and thereby serves to enhance the tax bases of the
taxing districts which extend into the redevelopment project area.?

The successful implementation of the Redevelopment Plan requires that the City of
Rockford take full advantage of the real estate tax increment attributed to the
Project Area as provided for by the Act. Market conditions and lack of development
in the Area support the findings that the Project Area would not reasenably develop
and improve without the use of such incremental revenues.

Pursuant to the Act, the purpose of a Redevelopment Plan for a Project Area
is to promote the health, safety, morals and welfare of the general public by:
e Eradicating blighting conditions;

e Removing and alleviating adverse conditions by encouraging private
investment of underutilized and vacant properties which will strengthen
the economy, tax base, business environment and living environment;

¢ [mproving existing public utilities within the Project Area; and
o Enhancing the overall quality of life in the City of Rockford.

265 ILCS 5/11-74.4-3(n).
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The focus of the Project Area’s redevelopment efforts are the enhancement
and improvement of a significant segment of vacant and under-utilized
properties along East State between Alpine and Mulford. The redevelopment
project activities propose to revitalize and create a retail destination within
the Project Area that will complement the area’s existing uses. Additionally,
by prometing and facilitating the creation of new uses within the area, it is
envisioned that the Redevelopment Plan will reinforce the character and
promete long-term viability to the area as a whole.

Given current market conditions and the lending environment with regard to
retail and reésidential development opportunities, the City’s goals and
objectives throughout the propesed area are the attraction of regional and
national retailers to fill the excessive vacancies as well as working with
existing owners and tenants to enhance and improve the overall appearance
of the area. Redevelopment efforts will most likely require land acquisition,
demolition of some structures, and extensive structural improvements to
others. New construction in the area should be architecturally designed and
built with quality materials so as to ensure lasting revitalization that acts to
stimulate further interest in corrider occupancy.

Please note that the Redevelopment Plan shall serve as a guideline for the
Project Area and is not meant to establish specific requirements and should
not be rigidly interpreted. Adjustments may be made in response to market
conditions and other key factors as long as they remain consistent with the
City’s overall goals and objectives. The Rockford 2020 Plan has been used as a
foundation for the redevelopment activities and the Redevelopment Plan
reflects the latest interpretations of the desired goals for the Project Area.

Redevelopment project costs are defined as, and include, the sum total of all
reasonable or necessary costs incurred or estimated to be incurred, and any
such costs incidental to a redevelopment plan and subsequent project. Such
costs may include, without limitation, the following:

= Costs of studies, surveys, development of plans and specifications,
implementation and administration of the Redevelopment Plan including
but not limited to staff and professional service costs for architectural,
engineering, legal, financial, planning or other services;

= Marketing of sites to prospective developers, businesses and investors;
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Property assembly costs including, but not limited to, acquisition of land
and other property, real or personal, or rights or interests therein,
demolition of buildings, site preparation and site improvements that
serve as an engineered barrier addressing ground level or below-grown
environmental contamination, including, but not limited to parking lots
and other concrete or asphalt barriers, and the clearing and grading of
land;

Costs of rehabilitation, reconstruction, repair or remodeling of existing
private or public buildings, fixtures, and leasehold improvements; and the
cost of replacing an existing public building if pursuant to the
implementation of a redevelopment project the existing public building is
to be demolished to use the site for private investment or devoted to a
different use requiring private investment;

Costs of the construction of public werks or improvements;

Costs of job training and retraining projects, including the cost of
‘welfare-to-work’ programs implemented by businesses located within
the project area, and costs of advanced vocational education or career
education, including but not limited to courses in occupational, semi-
technical or technical fields leading directly to employment, incurred by
one or more taxing districts, as provided in the Act;

Financing costs, including but not limited to, all necessary and incidental
expenses related to the issuance of obligation and which may include
payment of interest on any obligations issued under the Act aceruing
during the estimated period of construction of any redevelopment project
for which such obligations are issued, and not exceeding 36 months
thereafter and including reasonable reserves related thereto;

To the extent the City, by written agreement, accepts and approves the
same, all or a portion of a taxing district’s capital costs resulting from the
Redevelopment Project necessarily incurred or to-be incurred within a
taxing district in furtherance of the objectives of the Redevelopment Plan;

Payment in lieu of taxes;
Interest cost incurred by a developer related to the construction,

renovation or rehabilitation of a redevelopment project, as provided by
the Act.
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In order to meet redevelopment objectives, it may be necessary for the
City to acquire properties in the Project Area. Ideally, the private market
should be encouraged to take on redevelopment or rehabilitation in a
blighted area, but in today’s unstable financial atmosphere it may be
necessary for the City to purchase or provide assistance with purchasing
parcels. It is not the intent of the City to acquire properties, but if it is
decided by a City Council vote that acquisition is necessary to implement
a portion of the Redevelopment Plan; such determination may be made
without any amendment to this Plan, unless such acquisition invelves the
removal of inhabited residentiai units.3

The Project Area contains limited residential structures and the City
certifies, pursuant to the Act*, that it is not currently the intent of the City
to remove residential units or relocate residents as a result of this
Redevelopment Plan.

2. LAND DISPOSITION

Any property that is acquired by the City may be assembled into
appropriate redevelopment sites and sold or leased by the City to other
public bodies or private developers, in whole or in part. Terms of
conveyance may be incorporated into appropriate disposition documents
or agreements, and may include more specific restrictions than contained
in this Redevelopment Plan or in other municipal codes and ordinances
governing the use of the land. The City reserves the right to sell or lease
any property within the TIF District acquired during the 23-year duration
of the TIF. Any future modifications to the stated dispesition actions of
this Plan will be in accordance with the objectives of this Redevelopment
Plan and will not require any amendment to this Plan.

No conveyance, lease, mortgage, disposition of land or other property, or
agreement relating to the development of property will be made except
upen the adoption of an ordinance by the City. Furthermore, no
conveyance, lease, mortgage or other disposition of land or agreement
relating to the development of property shall be made without providing
reasonable oppertunity for the submission of alternative proposals or
bids at the discretion of the City Council.

? 65 ILCS 5/11-74.4-3()(T)(8).
* 65 ILCS 5/11-74.4-3(n)(1)(5).
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3. PUBLIC IMPROVEMENTS

The City can provide public improvements in the Project Area to facilitate
redevelopment and support the Redevelopment Plan, and to serve the
needs of its residents. Appropriate public improvements may include, but
are not limited to, the following:

= Development of or improvements to public open space;

* Improvement of public utilities such as sewer and water lines,
sidewalks, curbs and gutters, storm water detention facilities;

® Beautification improvements, including streetscape, lighting,
signage, uniform street lights and landscaping within the Project
Area;

= Facilitation of a grant or loan program to assist private property
owners for eligible property improvements, including building
rehabilitation, fagade restoration or enhancements;

=  Demolition of obsolete structures; and

= Vacation, removal, resurfacing, widening, reconstruction, and
other improvements to rights-of-way, streets, alleys, pedestrian-
ways and pathways.

At the discretion of the City Council, certain listed improvements may no
longer be needed or appropriate and can be removed from the list, or the
Council may add new improvements to the list that are consistent with
the objectives of this Redevelopment Plan.

4. PHASING OF PROJECT

The redevelopment projects anticipated in this plan may commence
immediately. The major projects may be completed within ten (10) years.
Fagade improvements, building demolitions and all other activities on
individual properties may occur throughout the life of the TIF District. The
City may undertake additional public improvements as necessary
throughout the life of the project.
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The following are estimated costs of the Redevelopment Projects:

Activity : : Cost
Costs of rehabilitation, reconstruction or repair or

remodeling of existing public or private buildings, $40,000,000
fixtures and leasehold improvements

Marketing sites within the redevelopment project area

to prospective businesses, developers, and investors $750,000

Environmental & planning studies, master planning,
surveys, engineering and architectural plans,
specifications, implementation and administration $10,500,000
fees, including but not limited to staff and professional
service costs for architectural, engineering, legal,
finaneial, planning or other services.

Vehicular and Pedestrian Circulation Improvements $10,750,000
Property assembly costs including building
demolitions, site work, side grading and preparation,
utilities, landscaping, construction or improvement of $20.000.000
public improvements including pedestrian-friendly =
improvements to the area, road construction and
lighted-intersection construction

Costs of job training and retraining projects $250,000

Interest cost incurred by a redeveloper related to the
construction, renovation or rehabilitation of a $12,000,000
redevelopment project
Total Estimated Project Costs $94,250,000

Financing Costs during construction (not to exceed 36 months) may also
be included. Over the lifetime of the plan, redevelopment costs may
fluctuate due to market conditions beyorid the control of the City and
necessitate a modest change to the individual line items. Such
modifications may be made without further amendments to this Plan.

The City may reimburse developers who incur eligible redevelopment
project costs pursuant to a redevelopment agreement, and, to the extent
provided by law, the City reserves the right to re-allocate those costs
among the line items listed above. Additional TIF-eligible items may be
identified on a case-by-case basis.
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Total redevelopment project costs exclude any additional financing costs,
such as any interest expense, capitalized interest and costs associated
with optional redemptions. These eosts are subject to prevailing market
conditions and are in addition to Total Redevelopment Project Costs.
Total Redevelopment Project Costs are inclusive of redevelopment
project costs incurred in the Project Area which are paid from
incremental property taxes generated in contiguous project areas or
those separated only by a public right-of-way.

6. SQURCES OF FUNDS

Funds necessary to pay redevelopment project costs may be derived from
a number of authorized sources. These may include, but are not limited
to:

e Real property tax increment revenues from the Project Area;
e Interest earned on temporary investments;

e Gifts, grants and contributions;

e Sale orlease of land proceeds;

¢ User fees, and

e Only those municipal sales taxes directly related to the Project
Area.

The primary source of funds will be the incremental increase in real
property taxes attributable to the increase in the equalized assessed
value of each taxable lot, block, tract er parcel of real property in the
Project Area over the initial equalized assessed value of each such let,
bleck, tract or parecel.

There may be other eligible local sources of revenue that the City
determines are appropriate to allocate to the payment of redevelopment
project costs. In the future, the Project Area may be contiguous to, or
separated only by a public right-of-way from other redevelopment
project areas created in the City under the Act. The City may utilize net
incremental property taxes received from the Project Area to pay eligible
redevelopment project costs or obligations issued to pay such costs in
other contiguous redevelopment preject areas or other project areas
separated only by a public right-of-way.
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